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21SN0695 ς Bellwood Commons LLC  
Magisterial District ς Bermuda 
Agent ς Jeffery Geiger (804-771-9557)  
CPC Public Hearing ς September 22, 2022   

Time Remaining 
100 Days 

 

Case Manager 

Ryan Ramsey 
(804-751-4474) 

 

Request 
Rezoning, Conditional Use & 
Conditional Use Planned Development 
A mixed-use development, consisting of commercial, 
multifamily (apartments/stacked one-over-one 
condominiums) and townhouse uses, is proposed. Up 
to 658 new dwellings are planned. 
 

 

Staff Recommendation 
Approval 

The Property 
9201 Route 1, 9241 Route 1 &  
2341 Willis Road 

Site Size 
39.71 Acres 

Comprehensive Plan ς 
Land Use Designation 
Regional Mixed Use 

Plan Area  
Northern Route 1 
Special Area Plan 

Figure 1: Aerial of Request Area ς Click Image for Link to GIS 

 
 

Figure 2: Area Map of Request & Land Use Plan Map 

 

 

Rezoning from General Business (C-5) to Regional Business (C-4) with a conditional use to permit multifamily 
(apartments and stacked one-over-one condominium dwellings) and townhouse uses plus conditional use planned 
development to permit exceptions relative to uses and development standards. Specifically, exceptions are requested 
for a use exception to permit accessory neighborhood recreational amenities and exceptions to the Northern Route 1 
Design District standards. 
 
The Property is located within the Bellwood Neighborhood Concept Plan, part of the Northern Route 1 Special Focus 
Area Plan adopted in April 2018. A mixed-use development, commonly known as Bellwood Commons, is proposed. 
Redevelopment of the Bellwood Outdoor Flea Market is planned. A mix of commercial uses, apartments, stacked one-
over-one (condominium), and townhouse dwellings with neighborhood recreational amenities are proposed.  
 
Residential density for the Property will be limited to a total of 658 dwelling units (19.75 dwelling units per acre, 
excluding the commercial portions of the Property). A maximum of 298 apartment dwellings and 360 
condominium/townhouse dwellings are proposed.  

  

Summary of Proposal 

https://chesterfieldva.maps.arcgis.com/apps/webappviewer/index.html?id=fc1324a96fcb4115b61c25cd17963d4e&query=Planning_2961%2CCaseNum%2C21SN0695


Bellwood Commons LLC  21SN0695     Page 2 of 59 

STAFF - APPROVAL 
The proposed mixed-use development is generally consistent with the /ƻƳǇǊŜƘŜƴǎƛǾŜ tƭŀƴΩǎ [ŀƴŘ ¦ǎŜ tƭŀƴ 5ŜǎƛƎƴŀǘƛƻƴ for 
Regional Mixed Use (minimum density of 20.0 dwellings per acre for residential development). The proposal offers a 
redevelopment opportunity for the Bellwood Outdoor Flea Market to build a new mixed-use community that contains a mixture 
of commercial uses, residential dwelling types, and supporting recreational amenities. The proposed residential density is 
consistent with the tƭŀƴΩǎ recommendation of supporting higher-density residential uses as part of a planned 
commercial/mixed-use development όάDowntown Route 1έύ at the southeast quadrant of Route 1 and Willis Road intersection. 
The applicantΩs Conceptual Plan provides a layout that connects to adjoining outparcels to the east along Willis Road and further 
south along Route 1. These connections will support future redevelopment efforts on adjoining properties. In addition, this 
development will provide housing options that are within walking distance to the proposed commercial uses on the Property, 
as well as existing and planned commercial areas along and north of Willis Road.  
 
The proposal offers a high-density residential development that will serve as the first major redevelopment project since the 
adoption of the Northern Route 1 Special Focus Area Plan. Traditional neighborhood design elements such as enhanced 
community amenities, dwellings oriented towards or located near programmed common areas, a shared-use path along Route 
1 and Willis Road, urban-style streetscape designs, and urban architectural character for the commercial and apartment 
buildings will be used. The development will also provide a high-quality, visually attractive commercial and residential 
development with unique housing options that will serve as a reference point for future redevelopment projects in the 
Bellwood Neighborhood. 
 
Modifications to typical residential development requirements are consistent with similar urban-style multifamily and 
townhouse projects. This request will provide high quality building design and materials as well as an integrated network of 
streets, sidewalks, connected open spaces and amenities appropriate for higher density residential projects.   
 

TRANSPORTATION 
¢ƘŜ ŘŜǾŜƭƻǇƳŜƴǘΩǎ ǘǊŀŦŦƛŎ ƛƳǇŀŎǘ ǿƛƭƭ ōŜ ŀŘŘǊŜǎǎŜd by the proffered road improvements. 
 
NOTES FOR THE PLANNING COMMISSION AND BOARD OF SUPERVISORS 

1. Conditions may be imposed, or the property owner may proffer conditions. 
2. Proffered conditions, Textual Statement, a conceptual plan, illustrative/conceptual elevations, and development 

exhibits have been submitted by the applicant.  

 

  

Recommendation 
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Zoning History 
68-17C: Approved (4/1968) 
Rezoning to General Business (C-2) of 21.2 acres (which includes a portion of the Property in the current request) to permit 
the expansion of an existing hotel. Conditions of approval prohibited junk yards and service stations as well as Planning 
approval for any plans submitted on the premises.  

 
Countywide Rezoning Adoption: Approved (11/1972) 
An update to the countywide official zoning map was adopted. This action rezoned the Property to the General Business 
(B-3) District. This zoning category has since been converted to the General Business (C-5) District. 
 

Comprehensive Plan ς Land Use Plan Designation 
The Comprehensive Plan designates the Property for Regional Mixed Use, which suggests the Property is appropriate for 
an integrated urban-style mix of employment-generating uses, destination commercial services and higher-density 
residential development (20.0 dwellings/acre or greater). The majority of uses within these developments should be 
commercial, office, research and development, and light industrial uses. Residential uses should be developed in 
conjunction with non-residential uses. Urban or Traditional Neighborhood Design standards are suggested. 

 
Further guidance for the Property is found in the Northern Route 1 Special Focus Area Plan. More specifically, the 
Property is located within the Bellwood Neighborhood geography, shown in Figure 3. The property is in a highlighted 
ŀǊŜŀ ƴƻǘŜŘ ŀǎ άtƻǘŜƴǘƛŀƭ bŜǿ ¢ƻǿƴ /ŜƴǘŜǊ ŦƻǊ /ƘŜǎǘŜǊŦƛŜƭŘ /ƻǳƴǘȅέΦ  

 
Figure 3 ς Bellwood Neighborhood Concept Plan (from the Northern Route 1 Special Focus Area Plan). Property is highlighted with an orange 
square. 

  

Planning 
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Specifically, the PropŜǊǘȅ ƭƛŜǎ ƛƴ ŀǊŜŀ ŘŜǎƛƎƴŀǘŜŘ ŀǎ ά5ƻǿƴǘƻǿƴ wƻǳǘŜ мέ ŀǘ ǘƘŜ ƛƴǘŜǊŎƘŀƴƎŜ ƻŦ L-95, Willis Road and 
Route 1 (Figure 4). Development in this area is encouraged to be developed as a high-density, vertically-oriented mixed 
use center with high-rise multifamily homes supported by restaurants, shopping, and employment uses provided with 
deck parking (as shown in a conceptual rendering in Figure 5). These uses should be connected by attractive 
streetscaping, wide sidewalks, narrow streets, and focal areas, plazas, and green spaces to encourage social interactions. 

 
Figure 4 ς Conceptual master plan for implementation of land use and revitalization recommendations (from the Northern Route 1 Special Focus 
Area Plan). Property is highlighted with an orange square. 

 
Figure 5 ς Conceptual Rendering of Redevelopment at Route 1 and Willis Road (from the Northern Route 1 Special Focus Area Plan)  
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The conceptual master plan for implementation of the land use plan and revitalization recommendations provides a mix 
of commercial, office/research, and higher-density residential uses predominantly along Route 1 and Willis Road. An 
internal street network designed in a grid pattern with interconnected streets and alleys is shown on the conceptual 
master plan. Land further south and east of Route 1 and Willis Road would transition to higher-density residential uses 
including townhomes/rowhomes and other similar attached and semi-detached dwelling unit categories with adequate 
transition or buffers from existing nonresidential development and I-95. 
 
The Special Focus Area recommends the placement of a shared use pathway on or along ǘƘŜ tǊƻǇŜǊǘȅΩǎ ŦǊƻƴǘŀƎŜ of 
Route 1 and Willis Road (Maps 4 & 5, as shown in Figure 6). The applicant has proffered this segment of the shared use 
pathway on the Conceptual Plan. This pathway will tie into future pedestrian and bikeway improvements planned for 
the Route 1 corridor, as well as pedestrian/bikeway improvements planned for the Willis Road interchange at I-95. 
 

 

 
Figure 6 ς Detailed Pedestrian and Bicycling Facilities (Maps 4 and 5 from the Northern Route 1 Special Focus Area Plan) 
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The Plan also provides for design concepts relative to streetscapes (sidewalks, bicycle facilities, street trees, and street 
lighting), setbacks, site and building designs, parking design, and public spaces. In addition, the Plan states that the 
Property is in a prime regional node where new economic development opportunities are supported. 
  
This development is proposed with a frequency of interconnected roads; pedestrian-scale streetscapes with sidewalks 
and street trees; buildings with shallow setbacks adjacent to sidewalks and parking areas; programmable open space; 
and road and pedestrian interconnectivity with existing and anticipated area development. 
 

Proposal 
The applicant is seeking to rezone 39.71 acres to Regional Business (C-4) with a conditional use to permit multifamily 
and townhouse uses with a conditional use planned development (CUPD) to permit exceptions to use and development 
standards. Redevelopment of the Bellwood Outdoor Flea Market (formerly the Bellwood Drive-In Theater) is planned. A 
mixed-use development consisting of commercial and residential uses (including apartments, stacked dwellings (one-
over-one condominiums), and townhouse dwellings with neighborhood recreational amenities is planned. 
 

Uses 
The following uses are permitted within each designated tract for the Property, as shown in the Conceptual Plan and in 
Figure 7 below: 

¶ Tract 1 
o Multiple-family dwellings, including a use exception for recreational neighborhood facility primarily 

serving the surrounding residential community 
o Uses permitted by-right and as accessory uses in the C-4 District 

Á Property would be limited to one (1) convenience store with fuel pumps 
o Specified uses permitted with restrictions (as outlined in the Zoning Ordinance) in the C-4 District:  

Á Automobile self service station (manned or unmanned); Brewery, craft; Communication Tower; 
Construction Building/Trailer, temporary; Data Center; Dining, outside; Distillery, craft; Intercom 
accessory to permitted use; Restaurant, fast food or drive-in; and Satellite Dish 

o Specified uses permitted with restrictions (άR(2)έ) in the C-4 District: Laboratory, other; and Research 
and Development Facility 

¶ Tract 2 
o Stacked unit dwellings 
o Townhouse dwellings 
o Use exception for recreational neighborhood facility primarily serving the surrounding residential 

community 

 
Figure 7 ς Tract Plan for the Property (as referenced by the Conceptual Plan) 

 

Tract 2 

Tract 1 



Bellwood Commons LLC  21SN0695     Page 8 of 59 

 

Density 
Residential density for the Property will be limited to a total of 658 dwelling units, which provides an overall density of 
16.57 dwelling units per acre for the entire project area. However, up to 6.4 acres of the Property may be developed for 
nonresidential uses. Therefore, residential density for the project would increase to 19.75 dwelling units per acre when 
the area for commercial uses is removed from the overall project acreage. A maximum of 298 multifamily apartment 
dwellings and 360 stacked one-over-one condominium/townhouse dwellings are proposed (Proffered Condition 5). 
 

Design   
High quality residential development addresses the Comprehensive Plan goals for strong and sustainable neighborhoods 
that are visually attractive, well-planned and well-maintained. Further, the purpose and intent of the zoning ordinance 
to promote the health, safety, convenience and general welfare of the public includes the creation of convenient, 
attractive and harmonious communities, protection against overcrowding of land, and protection of the natural 
environment.  As such, developments that promote unique, viable and long-lasting places and enhance the community 
are encouraged.  
 
The design of this community is addressed through the proffered Master Plan (Textual Statement), conditions, exhibits 
and Conceptual Plan that detail the general intent of the ŘŜǾŜƭƻǇƳŜƴǘΩǎ layout, uses, recreational and pedestrian 
facilities. The proposed mixed-use development contains amenities such as sidewalks, active and passive recreational 
opportunities for residents, a central common area feature, and a shared use pathway along Route 1 and Willis Road. 
Within Tract 1, the project includes a minimum clubhouse size of 5,000 gross square feet integrated into ά.ǳƛƭŘƛƴƎ мέ 
with a pool and associated outdoor hardscaped space. In Tract 2, a covered pavilion (a minimum of 500 square feet) 
with two (2) additional amenities ǿƻǳƭŘ ōŜ ǇǊƻǾƛŘŜŘ ǿƛǘƘƛƴ ǘƘŜ ¢ǊŀŎǘΩǎ ŎƻƳƳƻƴ ŀǊŜŀΥ a second covered pavilion, fire pit, 
outdoor game area, benches, hardscaped patio area, outdoor eating area or other similar improvements. 
 

¶ Development conditions for Tract 1 ς Commercial Uses include a requirement to provide an urban design for 
the nonresidential uses in Tract 1. High quality building materials (excludes the use of vinyl siding) have been 
offered. To address potential noise impacts on future residents, dumpster service hours would be limited to the 
hours of 7:00 AM and 7:00 PM daily.  
 

¶ Development conditions for Tract 1 ς Multi -family Uses include illustrative elevations for Building 1 (Exhibit D) 
and a requirement for high quality building materials (excludes the use of vinyl siding, but permits decorative 
metal siding with restrictions), provide masonry minimums on all building elevations (twenty-five (25) percent 
on street-facing facades, ten (10) percent on all others), and the use of at least two (2) types of exterior building 
materials. Multifamily buildings would have supplemental landscaping and screening for HVAC units and 
generators. Three (3) bedroom units would be limited to a maximum of ten (10) percent of the total number of 
apartment units. 
 

¶ Development conditions for townhouse dwellings in Tract 2 include conceptual elevations (Exhibit B), dwelling 
unit variation, high quality building materials (excludes the use of vinyl siding) with masonry minimums twenty-
five (25) percent on specified street-facing building elevations (with ten (10) percent on all other elevations), 
and the use of at least two (2) types of exterior building materials. These dwellings would have hardscaped front 
walks, foundation plantings, treatment for direct-vent fireplaces, and screening for HVAC units/house 
generators. Foundation treatment for dwellings built on a slab foundation would require the use of brick, brick 
veneer, stone, stone veneer or cast stone measured to a minimum of twelve (12) inches above grade on each 
building elevation. All other foundations will require brick, brick veneer, stone, stone veneer, or other masonry 
material to be used on the visible foundation walls. The applicant has also proffered that a front-loaded garage 
on townhouse units will be prohibited. 
 

¶ Development conditions for condominium dwellings (stacked one-over-one dwelling units) in Tract 2 include 
conceptual elevations (Exhibit C), dwelling unit variation, high quality building materials (excludes the use of 
vinyl siding) with masonry minimums twenty-five (25) percent on specified street-facing building elevations 
(with ten (10) percent on all other elevations), and the use of at least two (2) types of exterior building 
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materials. These dwellings would have hardscaped front walks, foundation plantings, treatment for direct-vent 
fireplaces, and screening for HVAC/house generators. Foundation treatment for dwellings built on a slab 
foundation would require the use of brick, brick veneer, stone, stone veneer or cast stone measured to a 
minimum of twelve (12) inches above grade on each building elevation. All other foundations will require brick, 
brick veneer, stone, stone veneer, or other masonry material to be used on the visible foundation walls.  

 
Modifications to Northern Route 1 Design District, Multifamily & Townhouse District Standards 
The applicantΩs proposal includes a mix of commercial and residential uses in Tract 1, with multifamily (stacked one-
over-one condominiums) and townhouse uses in Tract 2. As conditioned, the applicant is seeking several modifications 
to the typical ordinance requirements and standards required for commercial development that is located in a design 
district (Northern Route 1 Design District), or residential development zoned as Multifamily Residential (R-MF), or 
Residential Townhome (R-TH) Districts (Textual Statement). 
 
Northern Route 1 Design District Standards ς Tract 1 
Any use, whether commercial or residential, will be developed subject to the requirements of the Zoning Ordinance for 
the Northern Route 1 Design District standards, except as modified in the Textual Statement and Exhibit E. These 
modifications include: 

1. Building & Parking Setbacks. Ordinance would typically require twenty-five (25) foot setback adjacent to 
property zoned for residential or agricultural uses; Proposal is to permit a zero (0) setback adjacent to Tract 2 
where residential uses are proposed 

a. Reduction of Setbacks at Plan Review for Public Roads. Note 2 has been modified to permit further 
reductions of building setbacks at time of plan review if specified improvements (sidewalks, street trees) 
can be in public right-of-way. 

2. Building Heights. Ordinance permits a maximum height of three (3) stories or forty-five (45) feet (whichever is 
lesser); Proposal increases this standard to six (6) stories or seventy (70) feet (whichever is lesser) 

3. Parking & Drive Aisles along External Roadways. Ordinance would permit one (1) row of parking and the 
associated drive aisle; Proposal would permit two (2) rows of parking with the associated drive aisle. In addition, 
the following exceptions are also requested: 

a. Exception to permit the convenience store and gas station drive-aisles to front along Willis Road 
b. Exception to permit parking between buildings and internal roads 

4. Parking Setbacks for Recreational Equipment. Ordinance requires parking areas accommodating recreational 
equipment, tractor trailers, or motor vehicles to be setback a minimum of fifty (50) feet. Proposal provides a 
clarification to provide a fifty (50) foot setback for any recreational equipment or motor vehicles parked on the 
premises to be fifty (50) feet. wŜƳƻǾŜǎ ǘƘŜ ǘŜǊƳ άǘǊŀŎǘƻǊ ǘǊŀƛƭŜǊέ used in the Ordinance as these vehicles are not 
permitted to be parked in this setback.   

5. Drive-in or Drive Through Facilities, Gasoline Pumps and Associated Drives. Modified to permit parking, gasoline 
(fuel) pumps and associated drives between the building and Willis Road. Requirement for screening of parking 
and gasoline pumps will be maintained with the installation of three (3) or four (4) foot decorative wall, fencing, 
evergreen hedges, or combination thereof, or an alternative design approved by the Director of Planning. Drive-
in and drive through facilities will not be permitted between the building and the road. 

6. Architecture. Ordinance precludes the use of unadorned concrete block, corrugated metal or sheet metal when 
visible to a road or adjacent property zoned or designated for residential uses. In addition, limitations on the use 
of inferior materials are regulated. The proposal relies on the proffered conditions for design requirements 
(building materials with the use of decorative metal siding) and architectural compatibility offered by the 
applicant to guide architectural requirements. 

7. Building Design. Ordinance requires buildings along roads to incorporate features that contribute to a street-
focused, pedestrian-scale development, including buildings that front along public or private roads, first floor 
storefront windows with pedestrian entrances that connect to adjoining sidewalks, and breezeways where a 
ōǳƛƭŘƛƴƎΩǎ ƭŜƴgth exceeds 250 feet. The proposal relies on the proffered conditions for design requirements and 
architectural compatibility offered by the applicant to guide building design. 

8. Road Network Arrangement. Ordinance requires a road network arrangement to accommodate a pedestrian 
friendly street focused environment, including: use of an interconnected grid pattern of walkable blocks; a 
maximum block length 400 feet (or provide pedestrian short cuts mid-block); the arrangement shall 
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accommodate amenities to include sidewalks, bikeways, street trees, pedestrian street lighting, pedestrian 
crosswalks, and on-street parking; and the improvements are developed in conjunction with projects they are 
intended to serve. The proposal relies on the proffered conceptual plan and conditions offered by the applicant 
to regulate the road network arrangement. 

9. Bikeways. Ordinance requires an interconnection of bikeways throughout projects to connect uses, open spaces 
and common areas within the project. The proposal relies on the proffered conditions offered by the applicant 
relative to the shared use path along the east side of Route 1 and the south side of Willis Road only. No interior 
bikeways are shown on the ŀǇǇƭƛŎŀƴǘΩǎ ŎƻƴŎŜǇǘǳŀƭ ǇƭŀƴΦ 

10. Street Trees. Ordinance requires the installation of grates for street tree wells within sidewalk and hardscaped 
areas. The same street tree species is encouraged to be used along a road and within a project, unless otherwise 
approved at time of plan review. Additionally, large deciduous trees may be located and arranged to serve as 
street trees for perimeter landscaping requirements if approved at time of site plan review. The proposal relies 
on the proffered conditions offered by the applicant for street tree requirements. Street trees will be provided 
along streets, aisles and parking areas, as well as in front of each stacked condominium/townhouse dwelling. In 
addition, conflicts with utility lines may increase the required minimum spacing for street trees, as well as an 
option to have these ǘǊŜŜǎ ƳŀƛƴǘŀƛƴŜŘ ōȅ ǘƘŜ ǇǊƻǇŜǊǘȅ ƻǿƴŜǊΩǎ ŀǎǎƻŎƛŀǘƛƻƴ όor condominium owner association) 
when located on private property.  

11. Exterior Lighting. Ordinance requires that streetlights be pedestrian scaled. In addition, street lights are required 
to be: designed to enhance the pedestrian character of the design district and be compatible with development 
standards of the district; be spaced generally sixty (60) feet apart and located a maximum of five (5) feet from 
right-of way (unless otherwise approved through plan review); fixture mounting heights shall be limited to 
twelve (12) to fifteen (15) feet above the finished grade; and the design of fixtures, poles and lamps shall be 
consistent along a road. The proposal relies on the proffered conditions offered by the applicant for lighting 
requirements, specifically streetlights. The applicant has proffered streetlights that will be designed to be 
residential in character with a non-glare design that will not exceed fifteen (15) feet in height. The location of 
lighting will be established and approved at time of plan review. In addition, exterior lighting would be required 
to be compatible in style or appearance to street lighting installed in the development. 

12. Shared Cross Access. Ordinance requires that direct and convenient onsite vehicular circulation and reciprocal 
access between properties be provided. The intent is to require shared access drives located to the front or rear 
of buildings fronting Route 1. The proposal relies on the proffered Conceptual Plan offered by the applicant to 
show the minimum shared cross access points to adjoining properties. A public road segment would provide 
properties to the east with access to Willis Road through the Property. Further road connections to the south of 
the Property may be possible with a private cross access agreement reached between property owners.  

 
Mult ifamily Residential ς Tract 2 
Multifamily dwelling use (specifically the stacked one-over-one condominiums) shall be developed in accordance with 
the requirements of the R-MF District, except as modified in the Textual Statement and Exhibit F. These modifications 
include: 

1. Density. Ordinance permits up to ten (10) units per acre; Proposal limits overall project density to 360 dwelling 
units (equals approximately 14.12 dwelling units per acre based on Tract 2 being approximately 25.5 acres) 

2. Number of Accesses to Road. Ordinance requires two (2) or more access points, determined at time of plan 
review, when more than 200 units are developed; Proposal provides a total of three (3) access points for the 
project through Tract 1 to Route 1 or Willis Road (via internal public and/or private roadways) 

3. Pavement Width of Access Drives. Ordinance requires thirty (30) feet in width; Proposed is twenty-four (24) feet 
in width for a building with two (2) stories or less, twenty-six (26) feet in width for a building with more than two 
(2) stories, and sixteen (16) feet for alleys 

4. Pavement Width of Other Drives. Ordinance requires twenty-four (24) feet in width; Proposed is twenty-four 
(24) feet in width for a building with two (2) stories or less, twenty-six (26) feet in width for a building with more 
than two (2) stories, and sixteen (16) feet for alleys 

5. Parcel Coverage for Project. Ordinance permits a maximum coverage of forty (40) percent of acreage; Proposed 
is a maximum coverage of sixty-five (65) percent of acreage 

6. Curb & Gutter ς Alleys. Ordinance requires that roads and private pavement shall have concrete curb and gutter; 
Proposed is excluding curb and gutter from being required along alleys 
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7. Sidewalks. Ordinance requires sidewalks be provided and reviewed at time of plan review; Proposed is the 
proffered condition relative to sidewalks. The applicant has proffered sidewalks on both sides of public and 
private streets, as well as a pedestrian access plan identifying linkages between sidewalk segments and common 
areas shown on the Conceptual Plan. 

8. Architecture. Ordinance requires that multifamily buildings possess architectural variety with a cohesive 
residential character (using creative design elements), avoidance of monotonous facades and use of harmonious 
proportions; Proposed is the proffered elevations and building design requirements. The applicant has provided 
conceptual elevations and specified building requirements for the multifamily (stacked one-over-one 
condominiums) units instead.  

9. Individual Building Setbacks.  
a. Project Property Lines. Ordinance requires a fifty (50) feet setback when adjacent to property other than 

R-MF with Perimeter Landscape C or a thirty (30) feet setback when adjacent to R-MF with Perimeter 
Landscape C; Proposed is a twenty-five (25) foot setback when adjacent to property adjoining the 
project or a zero (0) setback when adjacent to Tract 1 

b. Road. Ordinance requires a fifty (50) foot setback; Proposed is a zero (0) setback 
c. Setback from Interior Private Pavement. Ordinance requires a twenty-five (25) foot setback; Proposed is 

a setback of ten (10) feet 
d. Parking Spaces. Ordinance requires a fifteen (15) foot setback; Proposed is a ten (10) foot setback from 

parking spaces 
e. Distance Between Buildings. Ordinance requires a thirty (30) foot setback plus five (5) feet for each story 

above the third story; Proposal is a ten (10) foot setback  
f. Landscaping in Setbacks (Note 2 from the R-MF Building Standards Table in the Zoning Ordinance). 

Ordinance requires Landscaping C in setbacks from roads and project property lines; Proposed is 
elimination of the landscaping requirement and the ability collocate the setback within required rear 
yard and buffer areas 

g. Fronting of Buildings (Note 3 from the R-MF Building Standards Table in the Zoning Ordinance). 
Ordinance requires a multifamily building constructed along a public road to front the road; Proposal 
would permit multifamily buildings to front on a private road or common area 

10. Building Height. Ordinance permits a building height of up to the lesser of six (6) stories or seventy (70) feet; 
Proposal limits building heights to the lesser of three (3) stories or forty (40) feet 

 
Townhouse Residential 
Any townhome dwelling use will be developed subject to the requirements of the Zoning Ordinance for the R-TH District 
relative to lot and building standards only, except as modified in the Textual Statement and Exhibit G. Project standards 
for Tract 2, whether developed as stacked one-over-one condominium or townhouse dwelling units, will follow the 
project standards outlined in Exhibit F (Exceptions to R-MF District Requirements). These modifications for townhouse 
lot and building standards include: 

1. Five (5) Foot Common Area Between Groups of Attached Lots. Ordinance requires a five (5) foot wide common 
area to be provided around the perimeter of each group of attached lots (except where lots abut a public 
street); Proposal instead provides a deed restriction to prohibit fence placement in the side and rear yards that 
would potentially preclude rear access for emergency personnel 

2. Amenity Phasing. Ordinance permits a phasing plan to be approved at time of preliminary plat; Proposal offers 
phasing plan for Tract 2 amenities based on first certificates of occupancy for specified buildings on the 
Conceptual Plan (Proffered Condition 10.c.) 

3. Lot Standards and Setbacks. 
a. Minimum Lot Area. Ordinance requires 2,320 square feet for an end lot in a row less than five (5) 

attached units, and 2,720 square feet for an end lot in a row with five (5) or more attached units; 
Proposed is 1,900 square feet for any end lot 

b. Minimum Lot Width. Ordinance requires nineteen (19) feet for an internal lot, twenty-nine (29) feet for 
an end lot in a row less than five (5) attached units, and thirty-four (34) feet for an end lot in a row with 
five (5) or more attached units; Proposed is eighteen (18) feet 

c. Minimum Lot Coverage. Ordinance permits a maximum lot coverage of fifty (50) percent; Proposal is 
eighty (80) percent 
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d. Road Frontage. Ordinance requires all lots to have frontage on a road or on a private road/alley if 
approved by the Director of Transportation; Proposal permits lots to front on a private road or common 
area 

e. Front Yard Setback. Ordinance requires twenty (20) feet on non-cul-de-sac or permanent cul-de-sac; 
Proposed is a minimum setback of ten (10) feet. The proposal also provides a provision for townhouse 
units to have this setback measured from parking areas located along streets if no garage is 
incorporated. This provision will permit a parking space in front of these units. 

f. Front Yard Staggering Between Units. Ordinance requires the front yard setback of each unit shall be 
varied at least two (2) feet from the adjacent unit and every third unit shall be varied at least four (4) 
feet from the adjacent unit; Proposal has no required variation between units 

g. Side Yard Setback. Ordinance requires ten (10) feet for a building with less than five (5) units or fifteen 
(15) feet for a building with five (5) or more units; Proposed is a ten (10) foot setback 

h. Corner Side Yard Setback. Ordinance requires twenty-five (25) feet; Proposed is a ten (10) foot setback 
i. Rear Yard Setback. Ordinance requires twenty-five (25) feet for a non-through lot; Proposed is a twenty 

(20) foot setback 
j. Maximum Number of Attached Lots in Each Group. Ordinance permits up to ten (10) attached units, 

however the number of lots in each group of attached lots is required to be varied throughout the 
subdivision; Proposed is a limitation of ten (10) attached units with removal of the variation 
requirement in the number of lots in each group of attached lots 

 
Staff is supportive of these modifications for commercial and residential standards. These modifications would allow for 
flexibility in site design based on the existing development pattern, unique constraints of the site, and the desire to 
create an attractive, functional, and cohesive development that has an urbanized form. 
 

Future Development Area 
The Conceptual Plan outlines an area within Tract 1 as a άFuture Development Areaέ (FDA). This area is located south of 
ά.ǳƛƭŘƛƴƎ мέ and fronts Route 1. The applicant has proffered to reserve this area for future commercial uses for a period 
of three (3) years from the date of zoning approval. If a commercial use is identified, this commercial use may be 
developed in tandem with residential uses in the FDA provided that minimum parking requirements can be meet. If no 
commercial use is identified in the three (3) year period, residential development may commence without commercial 
development in the FDA without any additional zoning approval. Design standards for any building or structure within 
the FDA would have an architectural design that complements the architectural design, building materials, and 
landscaping used for Building 1.  

 
Fence Along the ProjectΩǎ {ƻǳǘƘŜǊƴ Boundary 
To provide security for future residents of the development, the applicant has proffered to construct a fence along the 
southern property line. The fence will be a six (6) foot high black vinyl coated chain link fence or another fence material 
approved at time of plan review. The fence may be modified to permit openings or gates for vehicular or pedestrian 
passage between adjoining parcels. This provision would allow for future shared access to the adjacent southern parcels, 
should a private cross access agreement be reached between property owners.   

 
Buffers 
To provide adequate separation and screening of planned residential uses from existing or potential future commercial 
uses adjacent to the Property, the applicant has proffered specific buffers within open space around the perimeter of 
the project (Proffered Condition 15). A series of twenty-five (25) foot buffers would be provided around the perimeter of 
Tract 2, as shown on the Conceptual Plan. However, a portion of the eastern project boundary would be screened with a 
privacy fence in lieu of a buffer due to the presence of existing easements (adjoining lots/units C105-116). The buffer 
requirement is further enhanced to fifty (50) feet wide on a portion of the southern property line that abuts the existing 
Snow White Motel property (GPIN 793-669-9388).  
 
If property along the northern and eastern property lines are rezoned and developed for stacked unit or townhouse 
dwellings, this portion of the buffer may be eliminated and replaced with a landscaped area a minimum of ten (10) feet 
wide. This provision will provide future continuity to the adjoining parcel should it redevelop with similar uses.  
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Central Common Area & BMP Feature in Tract 2 
The Conceptual Plan provides a central common area feature with an adjoining stormwater management/best 
management practice (SWM/BMP) facility within Tract 2. Proffered Condition 17 requires this facility to be designed as a 
visual amenity with a fountain aerator. The design of this SWM/BMP facility should be improved in conformance with 
the illustrated features and enhancements shown Exhibit H.  Based on community input for a larger common area 
amenity, an option to merge the two (2) primary common area facilities within Tract 2 into one (1) central common area 
amenity has also been provided by the applicant. 

 
Outdoor Flea Market Use ς Bellwood Outdoor Flea Market 
A substantial portion of the Property is occupied by the Bellwood Outdoor Flea Market. The applicant intends to permit 
the outdoor flea market use to continue while future approvals are obtained after any zoning approval. To ensure that 
the use ƛǎ ǇƘŀǎŜŘ ƻǳǘ ǿƛǘƘ ǘƘŜ ǎǘŀǊǘ ƻŦ ǘƘŜ tǊƻǇŜǊǘȅΩǎ ǊŜŘŜǾŜƭƻǇƳŜƴǘΣ ǘhe applicant has proffered that the existing flea 
market use will cease with either the issuance of the first certificate of occupancy within Tract 1 or Tract 2, whichever 
occurs first. The existing outdoor flea market use would become a legal nonconforming use if this zoning request is 
approved. Permitted uses for the Property will be limited to those uses enumerated in the Textual Statement, namely 
specified uses in the Regional Business (C-4) District and a conditional use to permit specific residential (e.g. multifamily, 
stacked dwellings, and townhouse) uses.  
 

Findings 
Staff supports the request since the proposal offers a high-quality, well-planned development that features a mix of uses 

along Route 1 and Willis Road, as well as variety of residential housing types with supporting neighborhood recreational 

amenities that will enhance the quality of life for future residents within the community. The proposal, as conditioned, 

will serve as strong reference for future redevelopment efforts in the Northern Route 1 Special Focus Area Plan. 
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